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FOREWORD 


OUSING and community planning are expected to 

bring about increased employment, prosperity, slum 
clearance, improvement in health, solution of the traffic 
problem, or other advantages, depending upon the need 
which is most obvious. There is little agreement upon 
what is involved, or how housing can be effective, or 
what planning really means. What are the underlying 
economic problems in setting up a planning scheme? 
How is the social pattern affected by physical changes? 
What is the experience of others? What effect will our 
customs have upon any plans that we may make? What 
are our opportunities and our needs? These are the prob- 
lems that this book attempts to discuss. It is a survey of 
ideas about physical planning that may be useful in pre- 
paring post-war plans, or in evaluating them. It endea- 
vours to reveal some of the problems from different points 
of view. ’ 


The chapters were written as separate papers and 
given as lectures in a series under the title of “Housing 
and Community Planning, with Special Reference to 
Post-War Opportunities”. The series was arranged by 
the School of Architecture and took place during the ses- 
sion of 1943-44 on Tuesday evenings in the Engineering 
Building. One hundred and forty were enrolled in the 
course, besides students from the Department of Sociology 
and the School of Architecture. The order of the lectures 
has been slightly altered in the book, as it seemed more 
appropriate to group the chapters into those which were 
general, those which dealt with our problems here in 
Quebec, and those which dealt specifically with Montreal. 

Mr. Aime Cousineau, Colonel J.-E. Pinault, and Mr. 
Burroughs Pelletier deserve our thanks for their assis- 
tance upon the organizing committee of the course, and 
also Dr. Benjamin H. Higgins for his part and for the 
suggestions that he gave us based upon his experience 
of planning in the United States. We are particularly 
grateful for the enthusiastic support of Mr. Gordon Pitts, 
then President of the Royal Architectural Institute of 
Canada and a Governor of the University, and to Colonel 


Wilfrid Bovey, Director of the Extension Department, 
for his assistance in the organization and administration 
of the course, and for being chairman at so many of the 
meetings. 

We would also like to thank all the anonymous mem- 
bers of the University staff who in addition to their regu- 
lar work have contributed freely so much of their time 
to the success of the course. 

Finally, we wish to express our appreciation for the 
help and encouragement of the Government of the Prov- 
ince of Quebec, without whose assistance this book might 
not have been possible. 
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City Owned Land and the Housing 
_ Problems in Montreal 


-£. 
By PERCY E. NOBBS, M.A., 
Consulting Architect to the City of Montreal 
City Planning Department 


Foreward 


On the evening when I spoke in this series of addresses at the 
request of Professor Bland and with the consent of Mr. Aime Cou- 
sineau, Director of City Planning for Montreal, I was under engage- 
ment to report on city-owned land with a view to its utilization for 
housing estates, and on our slum clearance problems. As the report 
had not yet been received by the municipal authorities I could not deal 
with its contents. Instead I showed a series of slides illustrating the 
material I was working on, together with foreign types of plans for 
dwellings and views of some notable housing estates erected abroad. 
The slides were grouped as follows: 


. Oblique aerial views of Montreal. 

. Working maps of the city recording city-owned land, homo- 
logated streets, built streets, sewers, water mains, etc. 

. Charting of slum areas. 

. Types of estate planning recommended. 

. Foreign types of plans for dwellings. 

. Housing projects carried out abroad. 


AwmBW NH 


When invited to submit my paper for publication by the University 
it was clear to me that explanatory and critical running comment on 
60 slides could hardly be reconstructed in readable form. But mean- 
time I had prepared a précis of the Report. This the Director of City 
Planning has kindly released, and it is as follows. 


Brief Précis of Report by P. E. Noss on City-Owned Land 
for Housing (December 30, 1943) 


This is part of the report made to the Director of City Planning, 
Montreal, by Mr. Nobbs and Mr. Parizeau acting as consulting archi- 
tects to the Department of City Planning on “the Application of City- 
owned Land to Residential and Housing Purposes.” Mr. Parizeau re- 
ported on four categories of residential development: A, B, C and D; 
and Mr. Nobbs reported on four categories of housing: E, F, G and H. 
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In April 1942 “The First Report as to a Post War Programme 
of Housing for low wage-earners”, in which I had a hand, was pre- 
sented to the Department of City Planning, Montreal. This report 
showed a shortage of 50,000 low-rent dwellings in Montreal. The 
present report shows that 30,000 dwellings could be put on large par- 
cels of city-owned land suitable for Housing Estates; that is 60% of 
the requirement. The relation of the present report to “The First Re- 
port”, in which ‘recommendation (b)’ deals with the earmarking of 
large parcels of land for housing purposes, is one of continuity. For 
practical purposes this précis may be regarded as a “second report” 
on the same subject. 

The area of Montreal is 50.39 square miles, of which 25 square 
miles are unoccupied. The City now owns 58,000 vacant lots or just 
about 10 square miles, or 6,400 acres. Of this city-owned land 30% 
is mixed up, half and half, with privately owned lots and 20% is in 
small parcels; but 50% is in large parcels clear of intervening private 
lots for the most part, or with a small sprinkling of private lots and an 
occasional occupied lot. This is the land of which 3,000 acres are re- 
commended for housing estate purposes. 

Most of the land under consideration has no streets upon it al- 
though covered with a grid iron street plan on paper. It is recom- 
mended that these homologated street lines be abolished and that a 
large checkerboard plan of streets be substituted, dividing the land into 
from 20 to 40 acre blocks. Within these the tar-mac roads suitable 
to the various types of housing (A, B, C and D) can be laid out as 
part of the estates. Legislation with respect to the ownership of lanes 
and to facilitate exchange of lots is also recommended. Some links in 
the arterial street system are also suggested for the better development 
of city-owned land in general and of land allocation to housing estate 
purposes in particular. 

The several types of housing ultimately required and designated 
under the letters E, F, G and H are as follows: 


E Housing—Detached and semi-detached, self-contained dwellings. 
F Housing—Short rows of self-contained dwellings. 

G Housing—Very low rent, three storey, multiple dwellings. 

H Housing—Four storey flats related to slum clearance. 


\ 


With respect to housing there are over twenty plans and maps 
attached to the report. The Key Plan shows the location of all the 
E, F, G, and H category housing estates recommended. In the case of 
the E and F types of development for self-contained dwellings, typical 
land improvement plans are provided; as also in the case of the H 
type of development appropriate to slum clearance. But in so far as 
the G type housing, in three-storey, multiple dwelling blocks of about 
20 dwellings, is the cheapest and the most needed and must take prior- 
ity of any slum clearance projects, plans for each of the 22 estates allo- 
cated to G housing have been made to a scale of 50’=1” showing 
roads, blocks of dwellings, school sites, open spaces, community-houses 
and commercial developments. These schematic plans and the table 
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Ee eee ae ee 


Ss NE So hr eee eee cs emery 


TYPE ‘E’ 


5 DWELLINGS TO THE ACRE 


DETACHED OR SEMI-DETACHED 
SELF-CONTAINED DWELLINGS 


$8000 
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TYPE ‘F’ 
10 DWELLINGS TO THE ACRE 


TWO-STOREY SELF-CONTAINED 
DWELLINGS IN ROWS 


$5000 
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TYPE ‘GQ’ 
20 DWELLINGS TO THE ACRE 


THREE-STOREY MULTIPLE BLOCKS 
$3500 
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TYPE ‘H’ 


40 DWELLINGS TO THE ACRE 
FOUR-STOREY BLOCKS OF FLATS 


$4500 
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related thereto showing acreage, number of dwellings, population, value 
of private lots and buildings where such exist, land improvement cost 
and construction cost, with totals for each estate and average cost per 
person housed, render the development of any of these estate areas 
possible at short notice. With very little further study, work might 
be started on any of these twenty-two estates. They are ready to pro- 
vide post-war employment. 

The following tables have reference to the four categories of housing 
under consideration. 


TABLE I — Densities 


E. Detached and semi-detached................... 5 to the acre. 
F. Self-contained in short rows.............2000005 10 to the acre. 
G. Multiple dwelling blocks...................0005 20 to the acre. 
H. Flats in slum cleared areas.............0000 eee 40 to the acre. 
Tasie II — Acreage and Land Costs 
E. 14 Estates ............0..000ee 1,000 acres $ 100,000. 
KB, 19 ESttéS 2.0.00. ss eusenae esas 1,500 acres 150,000. 
G 22 Eistates sa cic areas ove ayo eae oes w ac 500 acres 400,000. 
EL, lL! SOStAGES. oc ea seas atu disarcdews 150 acres 5,850,000 


Note: In the cases of E and F only a nominal figure for the cost of 
transfer of land is involved. The G estates land involves purchase or 
exchange of some privately owned lots and purchase of a few scattered 
buildings. The H estates involve heavy cost for land and buildings 
in the slum areas. 


Taste III — Construction Costs 


E 5,000 dwellings at $8,000.................... $40,000,000. 
F 15,000 dwellings at 5,000.................0.. 75,000,000. 
G 9,500 dwellings at 3,500............. 0.000 33,250,000. 
H 6,500 dwellings at 4,500.................... 29,250,000. 


Nore: The G housing programme should have precedence. Land 
improvement costs would work out at just about $10,000 per acre. 


It should be clear from the above that slum clearance is something 
that cannot be put into operation immediately after the war, but that 
the sooner we have an adequate supply of G category, three-storey, 
multiple dwellings the better, and post-war employment might very well 
be directed to that end. The land costs will not generate employment 
and in street construction, the road and land improvement work and 
the house construction there are elements, such as material from abroad 
and money costs, which also do not generate employment. To aid in 
framing an employment policy an analysis was made not only of how 
much work each part of the programme would generate, but of how 
much building trade labour could be made available. The break-downs 
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of building costs, land improvement costs and street construction costs 
show division into local labour ‘on site’ and ‘off site’, and other Cana- 
dian Labour. 

Aside from land costs, the whole programme of providing 60% of 
the shortage of dwellings on city-owned land is estimated to cost $216,- 
700,000 at present prices, of which nearly $17,000,000 is made up of 
various money costs, including such matters as capital cost of factories 
on which interest has to be met, besides the more obvious items of 
rents, taxes, and cash for use. So we have $200,000,000 of labour costs 
in the broad sense that includes the labour on the materials. Average 
building trade remuneration will run at $1,200 a year so that gives 
166,666 ‘man-years’ to carry out the programme. 

There will not be more than 21,000 men available for the kind of 
work under consideration after assuming that 40% of the building-trade 
and related labour will be needed for the obvious back-lag of minor 
construction resulting from the war. The whole programme would thus 
take nearly eight years to carry out with 21,000 men employed, which 
is far longer than any post-war reconstruction programme hitherto 
contemplated. 

The question thus arises: how much of this needed housing pro- 
gramme could be attempted under Post-War Reconstruction financing? 
The answer is that with the labour likely to be available the whole of 
the 22 G housing estates could be built in two years, and half the 
F housing estates in a year and a half. That is to say, 9,500 G type 
dwellings (500 long blocks, 22 estates) and 7,000 F type dwellings 
(1.200 short blocks, 10 estates) could be build with the available labour 
in 344 years. At present prices this construction cost would be about 
$78,000,000. 

In the Board of Trade and City Improvement League Joint Com- 
mittee “Report on Housing and Slum Clearance for Montreal”, made 
in 1935, it was made clear that the City had the land wherewith to 
make its “municipal contribution” to state-aided housing. Alternative 
methods of municipal contribution are remission. of 1/3 taxation or 
else an equivalent subsidy per person housed. The report recommends 
that the City provide the land at a nominal rental (say $1.00 per acre 
per annum) for the life of the estate, that is until proper maintenance 
ceases to be economic, a matter of from 50 to 70 years, or until a 
better use for the land comes in sight. 

In the preparation of the report and the drawings the staff of the 
Department of City Planning gave a great deal of willing assistance. 
Thanks are also due to Mr. A. E. Hulse, the chief assessor, for valuable 
data on land values and to the officials of several other Departments at 
the City Hall. Mr. George S. Mooney of the Industrial and Economic 
Bureau gave valuable help both in connection with the study of the 
slum areas and with respect to the financial break-downs. On the matter 
of construction costs Mr. J. L. E. Price very kindly advised, putting his 
great experience of past and present conditions at my disposal. 


